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NAVIGATING THE BRAC
REDEVELOPMENT PROCESS

PLAN TO IMPLEMENTATION

BUSINESS AND OPERATIONS PLANNING CONSULTING SERVICES

(JANUARY 2011)
PLANNING, ENGINEERING
ARCHITECTURE AND ENVIRONMENTAL

CONSULTING SERVICES |
(SEPTEMEBER 2010)

NJEDA/FMERA FORMED AND STAFFED JANUARY 2011

2008 - 2009 /10

PLANNING LRA

SUBMIT PLAN TO HUD
FOR APPROVAL

- NEPA ENVIRONMENTAL ASSESSMENT AND FONSI {COMPLETED 2010)

- OVERSIGHT OF ARMY'S ENVIRONMENTAL INVESTIGATION AND CLEANUP WORK

INITIATION OF PROPERTY TRANSFER (PROCESS OPTIONS)

FOSL / FOST / FOSET

IF PRIVATIZED, MOU BETWEEN NJDEP AND ARMY

- CONSENT AGREEMENT (NJDEP AND FMERA)

COST MODEL TO NEGOTIATE CLEANUP COSTS

ENVIRONMENTAL SERVICES COOPERATIVE AGREEMENT (ESCA) BETWEEN ARMY AND FMERA
ENVIRONMENTAL INSURANCE TO HELP MANAGE FINANCIAL RISK (CERCLA COVENANT
DEFERRAL REQUEST)

- SYNCHRONIZATION OF REDEVELOPMENT AND ENVIRONMENTAL CLEANUP ACTIVITIES

- LONG-TERM MONITORING AND LAND USE CONTRALS ON ENVIRONMENTAL CLEANUP SITES
- CERCLA WARRANTY
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OBJECTIVES OF THE BUSINESS PLAN

» Used as tool to negoftiate with the Department of
Defense (DOD)for the transfer of the former Fort
Monmouth property

* Used as a tool for the long-term financial
stewardship and build-out of the Re-use plan as
Master Developer

* Is required to submit and Economic Development
Conveyance (EDC) application under Federal
Regulations
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Development of GIS Based Business Plan . ..
Role of an Electronic Master Plan for Successful Development

REAL ESTATE
DEVELOPMENT
AND SALES

FINANCIAL
PLAN
INVESTMENT
MODEL

CARE TAKER DUTIES
AND PROPERTY

MANAGEMENT

PUBLIC WORKS
CAPITAL
IMPROVEMENT
PLAN
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REGULATORY REQUIREMENTS FOR
ECONOMIC DEVELOPMENT CONVEYANCE
APPROVAL

In order for an EDC to be approved, FMERA must:

« Demonstrate they are legally recognized as the receiving entity of
the property, with successors and assigns for the life span of the
development

* Provide a financial pro-forma that shows financial solvency for the
full duration of the redevelopment

Needs to Include appropriate bonding capacity, line of credit,
and initial working capital

Must have available all of the finance tools available in the State

*  Provide an Operations Plan that proves that they are technically
capable to self perform or contract the land development effort

* Must meet all requirement of Federal Regulations regarding
Economic Development Conveyances
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REGULATORY REQUIREMENTS FOR
ECONOMIC DEVELOPMENT CONVEYANCE
APPROVAL

 New Guidelines for the EDC under the October 2009
Defense Authorization Act favor the transfer of Fort

Monmouth in 2011

- DOD not required to receive Fair Market Value for BRAC
properties

- DOD is required to a “Fair Value” as it relates to economic
development and job creation
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REGULATORY REQUIREMENTS FOR

ECONOMIC DEVELOPMENT CONVEYANCE

APPROVAL

« Business plan concept is based on the sharing of revenue
from land sales and real estate leases with the Army
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Creafes a framework for negotiating the land transfer using a
“puts and takes” financial model

Anficipates a partnering relationship with DOD to bridge the
gap across all of the redevelopment issues (e.g., environmental,
market-based redevelopment of the property, and permitting)

Minimizes carrying costs of real estate

Proceeds from Early Sales Parcels provides initial working capital
and Army financial return

Provides an dynamic tfool for marketing and developing the
development over the life span of the program



SUCCESSFUL CONVERSION OF THE FORMER
POST REQUIRES REINVESTMENT

» Business Plan provides revenue to make
Capital Investments, including:
« Demolition of Obsolete Buildings and Pavement

« Renovation of Nearly 200,000 sf of Commercial Floor Space and 112
For Rent Residential Units

* Trunk Infrastructure Construction for Replacement and Enlargement
of Major Transportation and Utility Systems

* In addition the Redevelopment provides for Management
and Maintenance of the the Property and Funds for the
Increase in cost of Municipal Services
» Fire and Police
« Parks and Recreation
- Water and Sewer
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-, Sources of Funds

® Environmental Risk
Managenent Services

® Early Public Sales Proceeds to
FMERA

= Early Public Sales Proceeds to
Army

m Early Public Sales Proceeds
three Communities

® Leasehold Revenue

® Land and Property Sales (Net of

Commissions)

= Water Sales

» Caretaker Funds

© Wastewater Treatment Charges

m Grants (OEA and Federal EDA)

Matrix Design Group, Inc. EDC Model 04-15-2011 Consolidated Scenarios© 4/20/2011
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Uses Of Funds m LRA Administration and Operations

m Professional Services (Legal, Accounting,
Marketing)

m Water Treatment Plant Operations and
Maintenance

®m Roadway and Drainage Maintenance

m Wastewater Treatment Plant Operations
and Maintenance
m Environmental Risk Management Services

® Trunk and Sub-trunk Infrastructure
®m Master Developer In-tract Costs
= Regional Infrastructure Projects

®m Maintenance of Existing Unoccupied
Buildings
® Building Demolition

= Property Management (6%) (Utilities for
Exist Bldgs Paid by CAM)
= Tenant Improvement to Existing Buildings

= Payment of Proceed from Early Sale
Parcels to Army
Accrual of Early Sale Parcels to local
communities

= Army Revenue Sharing (Excluding Early
Sale Proceeds)

© Grant Matching Funds

Matrix Design Group, Inc. EDC Model 04-15-2011 Consolidated Scenarios®© 4/15/2011
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PARCELING THE PROPERTY TO
OPTIMIZE DEVELOPMENT POTENTIAL

Little Silver

s

/J/)
3 \/ Shrewsbury

Township

Future Land Use

Community

Low Density Residential
Medium Density Residential
Mixed / Multi Use

Office / R&D

~ Passive Open Space

Recreational Open Space

[ Retail
- Special Use




DEVELOPMENT PHASING

Tinton Falls

aen e

Hope Read

Pinabro?

Shrewsbury
Township

Eatontown

Shrewsbury

Future Land Use

- Passive Open Space
Phase

- Years 1-5

B vears6-10
[ ] Years 11-20

I Years 21-30
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QUESTIONS AND DISCUSSION




